
 

 

 

 

 

 

 

 

 

 

 

 

 

TOLLGATE FARM  - CENTRAL MEADOW  

FINAL DRAFT MASTER PLAN  

 

 

Final Recommendation by: 

The City of North Bend Parks Commission and  

Tollgate Farm Advisory Committee 

 

Final Recommendation to: 

 The City Council of North Bend 

 

 

 

 
Prepared by: 

EDAW, Inc. 

Seattle, Washington 

 

 

 

 

Prepared for: 

City of North Bend, Washington 

 

 

May 2004 

 

 

Adopted October 18, 2005, Resolution 1098 

 

 



 
City of North Bend 

Tollgate Farm ï Central Meadow 
Final Draft Master Plan 

 

May 2004  Page 2 

 

 

 

 

PREFACE 

 

The Central Meadow of Tollgate Farm has had a colorful and storied past, is currently a 

beloved community viewshed and iconic agricultural meadow, and can provide 

meaningful historic preservation, interpretive, educational, agricultural, and recreational 

opportunities for the community in the future.  Understanding the story of this special 

piece of land, nestled within the beautiful Snoqualmie River Valley and present-day 

community of North Bend, is essential when determining how the Central Meadow could 

continue to be a special place for people.  How can past uses of the site inform us now 

about contemporary uses that are appropriate for the site and meaningful for a community 

entrusted with its stewardship? 

 

For thousands of years, travel across the Cascade Mountains included the crossing of 

the Snoqualmie River South Fork at this location.  First by trail and later by road, 

Native Americans, Euro-Americans, miners, trappers, cattle drivers, explorers, 

railroad people, soldiers, business entrepreneurs, farmers, and tourists journeyed 

through the valley and crossed the river at this place.  Tollgate Farm thus received its 

namesake from the ñtollsò that were once collected at this site.  The journeys that 

people took to and through this landscape have unalterably changed it.  These 

changes have added to the ever-changing story that Tollgate Farm has to tell.  This 

Master Plan process is a pivotal point in the ongoing story of Tollgate Farm - and the 

community has a chance to write the outline for many of the chapters to come.   

 

As early as people began to travel through the site, many were drawn to stay.  Native 

Americans in the valley likely maintained the site as a meadow and hunted the game 

it attracted.  Since the first Euro-American visitor Samuel Hancock traveled through 

the valley in 1851, the region has changed dramatically and the site has been host to a 

variety of thingsī an early military fort, ñtollgateò, hotel, store, dairy farm, crop field, 

grazing field, orchard, and farmstead.   

 

Today, in the rush of daily life, most people speed by the site in their vehiclesī with 

only time to take a quick glimpse of the open meadow and majestic view of Mount Si 

beyond.  This Master Plan proposes to preserve those precious views while providing 

opportunities for people to explore the story the site can tell and to create new stories 

as time goes by. 

 

This Master Plan is a necessary step in the process of preserving, protecting, and 

enhancing this unique piece of land as the region continues to change.  The challenge of 

this process is clear:  Meeting the needs of the community for recreational and 

community gathering opportunities on site in a way that is sensitive to the past story of 

the site and meaningful to the story that can continue to be told. 
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The Tollgate Farm - Central Meadow Master Plan Report was commissioned by the City 

of North Bend Parks Commission (Commission) in cooperation with the Tollgate Farm 

Advisory Committee (Committee).  The Commission and Committee, representing the 

broad interests of the community, collaborated to develop a Master Plan that complies 

with City of North Bend policy, meets community needs, and balances community 

priorities for open space, active recreation, agricultural preservation, trails, and historic 

preservation.   

 

The Commission and Committee were directed according to Ordinance No. 1120, 

established by the City Council of North Bend, to produce a Master Plan for how 

Tollgate Farm - Central Meadow will be used by, and managed for, the community.  

According to Ordinance No. 1120,  

 

ñthe City Council of the City of North Bend, Washington, finds it in the 

best interests of the City to purchase Tollgate Farm in order to save the 

farm from development and to preserve open space, protect wildlife 

habitat, provide community recreation fields, preserve views of Mount Si 

and retain the Cityôs rural character.ò   

 

The City Council adopted Ordinance No. 1120 in July 2001 as part of the process to 

place a bond measure on the ballot that would have allowed the City to generate tax 

revenue for the purchase of Tollgate Farm.  When the bond measure narrowly failed 

(receiving 58 percent support of the required 60 percent) in September 2001, the City 

Council decided that the ballot results indicated a level of community support for the 

acquisition of Tollgate Farm, and other funding sources were identified for its acquisition. 

 

 



 
City of North Bend 

Tollgate Farm ï Central Meadow 
Final Draft Master Plan 

 

May 2004  Page 4 

 

Tollgate Farm was initially purchased by the Trust for Public Land (TPL), with the 

assistance of a private donation, to protect the property from development that would 

have unalterably changed the character of this historic landscape.  The City of North 

Bend subsequently partnered with King County to purchase approximately 380 acres of 

Tollgate Farm in late 2001.  King County purchased approximately 330 acres known as 

the east and west ñbookends.ò  Approximately 38 acres, containing the pasture of the 

Central Meadow, was purchased jointly by King County and the City of North Bend.  

Approximately 10 acres, containing the historic farmhouse on the southeast portion of the 

Central Meadow, was purchased independently by the City of North Bend (City of North 

Bend, 2002).  The property is currently being leased from the City of North Bend and 

King County to grow hay and raise cattle.  There are currently about 50 head of cattle that 

graze the Central Meadow and other portions of Tollgate Farm east of SR 202. 

 

The complexity of the funding process appears to have created varied perceptions within 

the community about how the property was obtained and for what reasonsī ranging from 

the preservation of open space to the provision of active recreation facilities.  The 

decisions of the Commission and Committee have been based upon information 

generated during a rigorous public input process designed to determine future needs of 

the community.  The Commission and Committee felt compelled to reflect the range of 

recreational uses specified in Ordinance No. 1120 in the Preferred Site Plan and Final 

Draft Master Plan recommendation to City Council.  It will be up to the discretion of the 

City Council whether the final recommendation for the Central Meadow continues to rely 

upon the parameters of this ordinance. 
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CHAPTER 1 - INTRODUCTION AND EXECUTIVE SUMMARY  

 

A Parks Commission recreation survey of North Bend residents in 2000 identified the 

following as the two most important community goals associated with recreation and 

open space: (1) the retention of rural character, and (2) the preservation of large natural 

areas.  Similarly, respondents identified the loss of natural features, such as open space 

and wildlife habitat, as the issue most likely to jeopardize their quality of life in North 

Bend.  In addition, more than 76 percent of respondents to this survey felt that there was 

a need for additional recreation opportunities within the city, including organized sports 

facilities (City of North Bend, 2002).  The desire of the North Bend community to 

preserve its rural character while providing needed recreation opportunities was evident 

throughout the planning process.  This Master Plan accommodates a wide variety of 

public objectives, uses, and values and provides a balance of both the preservation of 

historically significant agricultural open space and the development of recreation 

facilities. 

 

The Central Meadow, which is within North Bend city limits, is approximately a 49-acre 

component of the larger historic landscape of Tollgate Farm..  The master planning 

process in this report focuses on the 49-acre Central Meadow portion of Tollgate Farm 

and is referred to as the ñCentral Meadow.ò  When used, the name ñTollgate Farmò refers 

to the larger, 380-acre open space property of which the Central Meadow is a part of. 

 

Goals and Objectives 

From the beginning of the planning process, there were varying opinions as to what 

should happen at the Central Meadow.  Consensus was reached by the Commission and 

Committee on a Master Plan that provides a balance between the preservation of existing 

resources and the provision of recreational opportunities.  This balance is achieved 

through thoughtful site design and the segregation of uses geographically within the site, 

as demonstrated in the Preferred Site Plan (see Appendix 1).  In review, the goal and 

objectives, which strive to balance preservation and recreation, are stated below. 

 

Primary Goal for Tollgate Farm Central Meadow 

To achieve an appropriate balance (as defined by the Commission and Committee with 

community input) between the preservation or rehabilitation of historic, cultural, and agricultural 

resources and the provision of active and passive recreation opportunities.  Refer to Appendix 22 

for definitions of preservation, rehabilitation, restoration, and reconstruction according to The 

Secretary of the Interiorôs Standards (SOI Standards)for the Treatment of Historic Properties 

(National Park Service, 1995).  These terms are used with consistency throughout the report with 

regard to their definitions. 

 

Agricultural Preservation Objectives 

¶ Retain the rural character and viewshed of the pasture/meadow. 

¶ Preserve the agricultural heritage of land. 
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Historic/Cultural Preservation Objectives 

¶ Rehabilitate the historic farmhouse. 

¶ Protect the cultural and historic resources of the site. 

 

Habitat Conservation and Rehabilitation Objective 

¶ Conserve existing and rehabilitate degraded wetland, stream, and upland forest habitats 

for wildlife. 

 

Recreation Objectives 

¶ Create a place for all people, all ages, and all abilitiesī for the community. 

¶ Provide multi-use fields for the growing demands of the community. 

¶ Link the site to other trails in the community. 

 

Site Use Constraints from Funding Sources 

The acquisition of the Central Meadow from the Trust for Public Land (TPL) required 

various funding sources.  One of the funding sources utilized by the City of North Bend 

was King County Conservation Futures (CFT).  CFT funds assist municipalities in 

obtaining lands for the purpose of preserving natural features, scenic qualities, historic 

cultural resources, and passive recreation opportunities.  CFT helped to fund the purchase 

of 35 of the 48.7 acres of the Central Meadow.  Due to restrictions related to the use of 

CFT funds, future use of the Central Meadow for active recreation can only occur on 13.7 

of the 48.7 total acres.  General conditions required for lands purchased using CFT funds 

include: 

 

¶ The property must meet the definition of lands under the Revised Code of 

Washington (RCW) 84.34.020, with which the Tollgate Farm site complies. 

¶ Future use of the property is restricted to low-impact, passive-use recreation.  

Development of facilities to support organized/structured athletic activities such 

as ballfields is not allowed.  Future use is also limited to non-motorized use, 

except for those activities necessary to maintain and protect open space resources. 

¶ A maximum of 15 percent of the total surface area may be developed or 

maintained with non-vegetative impervious surfaces, if necessary to protect open 

space. 

 

Additional information about funding sources for Tollgate Farm is located in Chapter 3, 

Table 3.1.  Supplementary information about the CFT funding source, including the 

RCW 84.34.020 definition of open space, can be found in the Tollgate Farm Central 

Meadow ñOwnerôs Manual,ò a technical document compiled by Sara Sayles, Special 

Projects Coordinator for the City of North Bend (City of North Bend, 2004). 

 

General Development Concepts 

To balance recreation needs while conserving the scenic views and agricultural and 

historic heritage of the site, a gradient of uses is proposed from the northwest corner to 

the southeast corner of the site.  This gradient includes both active and passive recreation 

(approximately 20 percent of the site, in the northwest corner), agricultural meadow 

preservation (approximately 50 percent of the site, in the center of the site), rehabilitated 



 
City of North Bend 

Tollgate Farm ï Central Meadow 
Final Draft Master Plan 

 

May 2004  Page 9 

farmhouse and farmstead with recommended future phased improvements to the 

farmstead as a community gathering space (approximately 10 percent of the site, on the 

east side of the site), and habitat rehabilitation of the forested wetlands and Ribary Creek 

(approximately 20 percent of the site, in the southeast corner of the site).  See the figure 

below or Appendix 1 (larger format) for the Preferred Site Plan.  Phasing of 

improvements for the Central Meadow is recommended in two stages based on 

determining additional community needs.  In summary: 

 

Phase I includes: 

¶ Multi -use fields and associated facilities (parking, restrooms, play area, and picnic 

area). 

¶ Gravel trail system. 

¶ Heirloom apple tree rehabilitation. 

¶ Pasture delineation and fence. 

¶ Farmhouse rehabilitation. 

¶ Farmstead improvements including removal of invasive species near the house, 

tree pruning, gravel lot and access drive improvements. 

¶ Riparian wetland enhancement. 

¶ Ribary Creek stream rehabilitation. 

¶ Invasive species removal and native species revegetation associated with Ribary 

Creek and the forest. 

 

Phase II includes: 

¶ Farmstead developments including public lawn area, gravel and reinforced grass 

parking area, heirloom orchard, farmersô market area, and historic gardens. 
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Active and Passive Recreation Area (Northwest Portion of Site) 

The Central Meadow, a scenic agricultural pasture, has unobstructed views of Mount Si 

and the Cascade Mountains and is considered a local and regional rural icon.  To 

maintain this visual amenity, particularly from travel along W. North Bend Way, 

proposed development was concentrated in the far northwest corner of the site.  This 

includes recreation facilities including three multi-use fields (three ballfields and two 

soccer fields) and associated elements such as backstops, restrooms, picnic area, and a 

play area.  Additionally, parking associated with the multi-use fields is proposed in the 

far northwest corner of the site at an elevation below the grade of W. North Bend Way in 

order to minimize its visual impact from vehicles traveling along the road. 
 

Pasture Area (Central Portion of Site) 

The site is currently managed by the 

lessee of the property for agricultural 

purposes.  The Final Draft Master Plan 

proposes a continuation of a restructured 

lease between the City of North Bend 

and the lessee that allows for the 

decrease in land available for grazing 

activities.  More than 24 acres of pasture 

would be preserved according to the 

Final Draft Master Plan.  In addition, it 

is recommended that the Commission 

and Committee form a Tollgate Farm 

Preservation Association (similar to that 

of nearby Meadowbrook Farm) from appropriate stakeholders, in order to plan for and 

manage a successful farm for the City of North Bend.  It is recommended that the 

proposed preservation association work closely with the King Conservation District 

(KCD) for the development of a Farm Plan.  See Chapter 5 - Management and 

Maintenance Plan, for a description of KCD Farm Plans. 

 

Farmhouse/Farmstead Area (Eastern Portion of the Site) 

The farmhouse and immediately surrounding grounds, known as the farmstead, are 

historically significant and provide an opportunity for interpretation and education related 

to some of the earliest Euro-American history in the upper Snoqualmie Valley.  The site 

is named for the tolls that were collected at the site for travel back and forth over the 

Snoqualmie Valley Wagon Road, the first road to cross the Cascade Mountains. 

 

The City plans to rehabilitate the  Queen Anne-style farmhouse.  Tonkin Hoyne Lokan, 

an architecture firm, has been contracted by the City to develop a rehabilitation plan for 

the house.  The farmhouse appears to be a Radford ñDesign No. 3ò according to the City 

of North Bend Landmark Registration Form (2002).  Phase I of the Final Draft Master 

Plan for the area surrounding the farmhouse would have little to no development 

occurring and only for improvements to the farmstead.  Future site improvements and 

development around the farmstead will depend on how the historic farmhouse is to be 

used, the needs of the community for the area as determined by the City of North Bend, 

and the review process with the King County Landmarks Commission.  In a later phase 
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(Phase II ), the farmstead could be used as a public gathering space for community events 

in addition to supporting the 

agricultural operations of the lessee.  

Farmstead improvements, both 

initially and in a later phase, should be 

done in a manner consistent with the 

character of farmstead through the use 

of appropriate materials (such as 

gravel versus asphalt for parking) and 

rural design styles according to the 

guidelines provided by SOI Standards 

for the Treatment of Historic 

Properties (National Park Service, 1995) 

 

Ribary Creek and Forest (Southeastern Portion of the Site) 

The wooded natural area in the southeast corner of the site is currently afflicted by 

significant invasive plant communities and cattle which have trampled the right bank of 

Ribary Creek, particularly in the area of the State Route 202 (SR 202) underpass.  An 

excellent opportunity exists in this riparian corridor to improve wildlife habitat through 

rehabilitation efforts.  First, cattle should be restricted from this area.  Second, invasive 

species such as blackberry should be removed, replaced with native shrub and tree 

species, and managed to limit the re-establishment of invasives. 
 

The following table summarizes proposed improvements for the Central Meadow of 

Tollgate Farm in the Preferred Site Plan and Final Draft Master Plan Report.  Phasing of 

improvements is recommended as indicated in the table below. 

 
Table 1.1  Summary of Proposed Improvements for the Central Meadow. 

Active & Passive Recreation Area (Phase I) 

¶ 2 full -size ballfields (300 feet) with backstops 

¶ 1 small size field (220 feet) with backstop 

¶ 2 regulation size soccer fields (360 feet by 200 feet) 

¶ Parking area with trees- approximately 90 spaces 

¶ Restroom/equipment storage structure 

 ¶ Sewer, water, power for structure 

¶ 2 picnic areas- 11 tables total 

¶ Childrenôs play structure 

¶ Gravel trails: 6-8 feet wide 

¶ Improved vegetation screening (north) 

¶  ¶ Trail connections to Meadowbrook Farm 

 

 

 

Pasture Area (Phase I) 

¶ 24 acres of pasture preserved 

¶ Perimeter gravel trail: 6-8 feet wide 

¶ Heirloom apple tree rehabilitation along W. North Bend Way 

¶ Viewshed of pasture and Mount Si preserved 
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Farmhouse/Farmstead Area (Phase I) 

¶ Rehabilitated farmhouse 

¶ Farmstead cleaned up, brush removed, trees pruned 

¶ Current gravel access road and lot improved 

¶ Gravel trail along historic wagon road and new footbridge 

interpretive signs ¶ Recreation trail and cattle path through SR 202 underpass 

 

Habitat Rehabilitation in the Ribary Creek Area (Phase I ) 

¶ Invasive species removal and native plant revegetation 

¶ Riparian forest protection and enhancement 

¶ Stream rehabilitation & bank stabilization 

¶ Riparian wetland enhancement 

¶ Fencing to restrict cattle 

¶ Trails and boardwalk 

 

Farmhouse/Farmstead Area (Phase II ) 

¶ Small public gathering lawn 

¶ Farmersô market staging area 

¶ New gravel entry drive and reinforced grass parking 

¶ Heirloom apple tree orchard 

¶ Historic/heirloom garden beds 

¶ ñGatewayò sign feature 

¶ Gravel trails 

¶  
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CHAPTER 2 - PLANNING PROCESS 

The Tollgate Farm - Central Meadow Master Plan will guide long range management of a 

cherished community resource.  The Master Plan was commissioned by the City of North 

Bend Parks Commission and overseen by the Tollgate Farm Advisory Committee.  The 

Committee included Commission members and citizen and agency representatives, 

appointed by the Parks Commission to represent of a variety of interests.  The 

Committeeôs role was to assist in developing, evaluating, and recommending a Preferred 

Site Plan.  The planning process was designed to solicit input from the broader 

community on issues, alternatives, and preference.  The objective was to reach 

community consensus on a contextually sensitive Master Plan that has the support of the 

Commission and Committee, City Council, and the community as a whole.  The 

following tasks summarize this planning process.   

 

Public outreach included meetings, mailing, press coverage, surveys, and static displays.  

Monthly meetings were held throughout the planning process.  All meetings were 

advertised and open to the public with a few receiving press in the local community paper 

(see Appendix 18). 

 

Task 1 - Project Start-Up 

The objective of this task was to begin the discussion among stakeholders and applicable 

agencies about the future use of the site.  At the September 17, 2003 meeting, the 

Commission and Committee reviewed project goals and objectives, stakeholders, the 

proposed planning process, and committee member responsibilities.  A draft program of 

potential site uses was developed, including a list of elements to be preserved, enhanced, 

or developed.  This discussion served as the basis for development of two preliminary 

alternative site plans.  

 

Stakeholders 

The Commission and Committee identified various stakeholders that should be part of the 

Master Planning process including but not limited to: 

 

¶ North Bend Parks Commission 

¶ Tollgate Farm Advisory Committee 

¶ Agricultural interests (including current lessee) 

¶ City of North Bend Parks Department 

¶ City of North Bend Landmarks Commission 

¶ City of North Bend Public Works Department 

¶ Community members 

¶ Grantors 

¶ Historical Museum/Interests 

¶ King County 

¶ King County Landmarks Commission 

¶ Little League 

¶ Meadowbrook Farm Preservation Association 
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¶ Miller Family 

¶ Miller Land and Timber Company 

¶ Mountains to Sound Greenway 

¶ Neighbors 

¶ Soccer Association 

¶ Tribes 

¶ Trust for Public Land 

¶ Washington State Office of Archaeology and Historic Preservation  

¶ Western Employment Park  

 

Issues/Goals 

Issues and goals identified by the Commission and Committee included the following:   

 

¶ Achieve community consensus 

¶ Comply with all deed restrictions 

¶ Comply with requirements of the State Environmental Policy Act (SEPA) 

¶ Comply with existing plans and codes (North Bend) 

¶ Be sensitive to cultural and historic Native American aspects 

¶ Encourage tribal involvement 

¶ Retain the character of the meadow 

¶ Balance conservation and recreation 

¶ Rehabilitate architecture (existing  farmhouse) 

¶ Preserve wetland, stream, and upland forest habitat, 

¶ Respect the agricultural heritage of land 

¶ Manage/remove exotic plant species and rehabilitate with native species 

¶ Facilitate a coordinated effort 

¶ Link the site to other trails in the community with trails of consistent character 

¶ Create a place for all people, all ages, and all abilitiesī for the community 

 

Program Elements 

The Commission and Committee rated the relative importance of program elements from low (1) 

to high (5).  See Table 2.1 for results.  The purpose of the exercise was to gain an understanding 

of the participantsô priorities rather than to ñvote.ò  This information provided direction for the 

development of  two preliminary alternative site plans. 
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Table 2.1  Program Elements Identified by Commission and Committee. 
PROGRAM ELEMENT # OF  

RESPONSES 

RESPONSE  

RANGE 

AVERAGE 

Wetland enhancement 7 2-4.5 4 

Stream restoration 8 2.5-4.5 4 

Soft multi-use trails 8 3.5-5 4 

Restrooms 7 3.5-5 4 

Wildlife corridor/connectivity 8 3-5 4 

Trail connections 8 2-5 4 

P-patch as agriculture preservation 7 2-5 4 

Habitat conservation 8 2.5-4.5 3.5 

Alternative transportation parking 3 3.5 3.5 

Softball fields 8 2-5 3.5 

Soccer fields 8 1.5-5 3.5 

Continue/preserve agriculture 8 2-5 3.5 

Multi -use fields 7 2.5-4.5 3.5 

Baseball fields 8 1.5-5 3.5 

Retain view of meadow from roads 8 2-5 3.5 

Sensory garden for the blind 4 2-5 3 

Parking 7 1-4.5 3 

Stormwater mgmt/flood control 7 1.5-3.5 3 

Picnic areas 7 2.5-3.5 3 

Childrenôs play area 7 1.5-3.5 2.5 

Interpretive facilities 8 1.5-3 2.5 

Museum 7 1-3 2.5 

Football fields 7 1-3.5 2 

Climbing wall 5 1-2 1.5 

Paved multi-use trails 8 1-2 1.5 

 

Task 2 - Site Opportunities and Constraints 

The objective of this task was to gain a thorough understanding of site context, regulatory 

framework, and natural and human factors associated with the site.  This was 

accomplished through site visits, consultation with individuals familiar with the site, and 

review of existing documents associated with the site. 

 

The consultant team, consisting of an ecologist, landscape architect, and recreation 

planner, visited the site and conducted a thorough analysis of the site and surrounding 

properties.  The regulatory framework was reviewed, including zoning, deed restrictions, 

and the latest Federal Emergency Management Agency (FEMA) floodplain maps to gain 

an understanding opportunities and constraints for development.  Consultation with the 

City of North Bend was ongoing to make sure the planning process complied with all 

local and State requirements, including SEPA. 

 

The opportunities and constraints were presented at the first community open house on 

October 22, 2003 (see Appendices 2, 3, and 4).  In combination with the program goals 

and elements generated in Task 1, the opportunities and constraints provided the basis for 

the development of the preliminary alternative site plans. 
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Task 3 - Program Development and Evaluation of Preliminary Alternative Site 

Plans 

The Committee and Commission were charged with the responsibility to oversee 

development of alternatives, evaluate and refine the preliminary alternatives, and 

recommend a preferred alternative to be carried forward for public comment.  The public 

meeting was designed to engage the community and provide information to the 

Committee on public preferences.  Committee members were also encouraged to solicit 

input informally from community members and their constituents.  From the outset, the 

Committee and planning consultants were challenged to integrate a range of community 

values and at time conflicting priorities.  Most notable were the differences between 

preservation and development interests.  Reaching consensus required development of 

several alternatives (five total) over a seven month period. 

 

The following table summarizes the planning process including timeline, reviews, and 

plans.  The process is described in greater detail in the paragraphs following the table.  

 
Table 2.2  Master Planning Process. 

Task 

# 

Date Meetings/Reviews Plans, Process, Decisions 

1,2 Sept. 17, 2003 Committee Kick-off Reviewed project goals and objectives for 

development of preliminary alternatives 

3 Sept. 17 to Oct. 22  Preliminary Alternative Site Plans (2) 

developed 

3 Oct. 22, 2003 Public Open House Reviewed site plans and completed 

preference exercises 

4 Oct. 22 to Nov. 18  Draft Preferred Site Plan (1) developed (a 

consolidation and refinement of Preliminary 

Alternative Site Plans) 

4 Nov. 18, 2003 Committee Review Review of Draft Preferred Alternative Site 

Plan and Open House exercise results 

4a Dec. 10, 2003 Committee Review Request for additional alternatives 

4a Dec. 10 to Jan. 14  Refined Alternative Site Plans (2) (additional 

alternatives prepared at the request of the 

Committee based on 1) the Draft Preferred 

Alternative Site Plan and 2) a ñminimal 

changeò alternative 

4a Jan. 14, 2004 Committee Review Review of Refined Alternative Site Plans 

and Draft Questionnaire 

4a Jan. 14 to Feb. 10 Public Display & 

Survey 

Refined Alternative Site Plans (2) on public 

display board 

5 Feb. 18, 2004 Committee Review Review of Questionnaire comments and 

recommendation of a Preferred Site Plan (1) 

5 Feb. 18 to Mar. 15  Preferred Site Plan (1) developed and Draft 

Master Plan Report written 

5 Apr. 6, 2004 City Council Public 

Hearing 

Public comment on the Preferred Site Plan 

and Draft Master Plan Report 

6 Apr. 28, 2004 Committee Review Review final recommendation to the City 

Council 

6 Apr. 28 to May 18  Final Draft Master Plan completed 

6 May 18, 2004 City Council Meeting Final recommendation- Final Draft Master 

Plan presented to the City Council 
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Preliminary Alternative Site Plans  

Preliminary Alternative Site Plans were developed based on an understanding of the site, 

community preferences, and the program elements identified by the Committee and 

Commission.  The two Preliminary Alternative Site Plans (see Appendix 7) illustrated 

how the site might be developed and managed to preserve its unique resources and 

accommodate different levels of development.  These Preliminary Alternative Site Plans 

also illustrate how various programmatic elements are best accommodated on the site to 

minimize effects on historic, cultural, and natural resources and comply with regulatory 

requirements.  These plans were presented at a public open house on October 22, 2003.  

Participants at the open house were given the opportunity to be oriented to the project, 

verify issues, comment on the site analysis and levels of development/conservation, and 

to participate in preference exercises addressing the plans and program elements (see 

Appendices 9, 10, and 11 for results), and comment on the two Preliminary Alternative 

Site Plans.   

 

Task 4 - Evaluation of Draft Preferred Site Plan 

The objective of this task was to evaluate the alternatives, synthesize public and 

Committee input, and reach consensus on a Draft Preferred Site Plan.  Reaching 

consensus within the Committee and Commission regarding the balance of development, 

enhancement, and conservation proved challenging.  Following the October 22 public 

meeting, a Draft Preferred Site Plan was developed with input from the Committee and 

Commission (see Appendix 7).  At the November 18, 2003 meeting, the group was 

unable to reach consensus on a Draft Preferred Site Plan to be released for further public 

comment.   

 

The Commission and Committee decided that more Commission and Committee 

discussion was needed, and an additional meeting was scheduled for December 10, 2003.  

At this meeting, the Commission and Committee requested that two additional refined 

alternatives be developed for upcoming public review: a modified version of the Draft 

Preferred Site Plan previously presented and a ñminimal changeò alternative site plan. 

 

Task 4a - Development and Evaluation of Refined Alternative Site Plans 

The requested Refined Alternative Site Plans were prepared and reviewed by the 

Commission and Committee again on January 14, 2004.  At this meeting, the Committee 

and Commission approved having the plans displayed in three public locations.  To assist 

Commission and Committee members in obtaining public comment, a questionnaire (see 

Appendix 12) was developed to accompany the exhibits and solicit comments from the 

public.  The draft questionnaire was developed by the consultant and finalized based on 

the comments of the Commission and Committee at the January 14
th
 meeting (see 

Appendix 13). 

 

The Refined Alternative Site Plans (see Appendix 7); site constraints, photographs, and 

written narratives were displayed at various locations within the community on large 

display boards (see Appendix 8) during a three-week comment period in January and 

February 2004.  Each plan highlighted different priorities and proposed differing levels of 

use and/or preservation.  The final questionnaire was designed to gather additional public 
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response to the alternatives.  While not statistically valid, the information was provided to 

the Committee and Commission to assist their decision-making process regarding the 

selection of a Preferred Site Plan.  

 

The draft version of the questionnaire was accidentally distributed by a Committee 

member and was filled out by 140 people, enough to warrant consideration.  The final 

version of the questionnaire was made available at locations where the Refined 

Alternatives were displayed during the three-week comment period and were filled out by 

60 people.  Both the draft and final questionnaire results were analyzed and summarized 

at the February 18, 2004 meeting (see Appendix 14).  The results of the draft and final 

questionnaire varied greatly.  This variation was likely a function of the group of people 

filling out the particular questionnaire as opposed to the differences between the 

questionnaires themselves.  Committee members were advised to consider the survey 

results along with public comments and their overall sense of community preference.  

The consultant reiterated that the survey was only one tool, and not a statistically valid 

method to gauge public sentiment.  

 

Task 5 - Preferred Site Plan and Draft Master Plan Report 

The objective of this task was to refine the alternatives and produce a Preferred Site Plan 

(see Appendix 1) for inclusion in the Draft Master Plan Report for the Central Meadow.  

As part of the refinement of the Preferred Site Plan and preparation of the Draft Master 

Plan, the SEPA Checklist process was completed (see Appendix 16). 

 

The site program was developed to some extent in consultation with the farmhouse 

restoration architect, Tonkin Hoyne Lokan, to ensure that the anticipated uses proposed in 

the Preferred Site Plan were compatible with the rehabilitation of the farmhouse.  Final 

determination of the compatibility of proposed uses for historic sites will be determined 

by the King County Landmarks Commission according to SOI Standards for the 

Treatment of Historic Properties (National Park Service, 1995). 

 

Additionally, with the development of the Preferred Site Plan, this Draft Master Plan 

Report was prepared to describe: 

¶ The project 

¶ Planning process 

¶ Existing conditions 

¶ Preliminary alternatives site plans 

¶ Preferred alternative site plan 

¶ Use and development plan  

¶ Management and maintenance 

¶ Implementation 

¶ Budget level cost estimates 

 

This Draft Master Plan Report was developed considering public comment during the 

planning process and under the direction of the Commission and Committee.  A public 

hearing will be conducted by the Commission and Committee (April 6, 2004) to receive 

additional public comment on the Preferred Site Plan and this Draft Master Plan Report.   
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Task 6 - Master Plan Review and Approval   

 

The objective of this task was to obtain community consensus and approval for the 

Commission, Committee, and City Council for the Final Draft Master Plan Report 

(including the Preferred Site Plan) for long-term management of the Central Meadow.  

This was accomplished by incorporating comments on the Draft Master Plan Report from 

the Commission /Committee, City Council, other agencies, and other stakeholders.  The 

Draft Master Plan Report was updated based on agency and public comments and 

prepared as the Final Draft Master Plan Report.  A Commission and Committee meeting 

on April 28, 2004 finalized a recommendation for the Final Draft Master Plan Report to 

be forwarded to the City Council.  The recommendation to the City Council will take 

place on May 18, 2004. 
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CHAPTER 3 - SITE ANALYSIS & INVENTORY  

 

This chapter summarizes the context, natural environment, and cultural and historic 

resources associated with the Central Meadow.  Past and current uses, in addition to 

regulations related to future use, are discussed.  The information in this chapter was 

gathered and compiled through site visits, consultation with individuals familiar with the 

site, and a review of existing documents associated with the site.  Supplementary 

information for the Tollgate Farm Central Meadow can be found in the Tollgate Farm 

Central Meadow ñOwnerôs Manual,ò a technical document compiled by Sara Sayles, 

Special Projects Coordinator for the City of North Bend. 

 

Context 

 

Open Space 

The Central Meadow of Tollgate Farm is an important link in the regional open space of 

Snoqualmie Valley and the surrounding Cascade Mountain foothills.  Specifically, 

Tollgate Farm is a link within the network of public open space of nearly 1,200 acres of  

land, including publicly owned land such as Tollgate Farm (380 acres total), Rattlesnake 

Mountain, Meadowbrook Farm (jointly owned by the cities of North Bend and 

Snoqualmie), Three Forks Park Natural Area (owned by King County), and the Mount Si 

Conservation Area (owned by the State of Washington and managed through the 

Department of Natural Resources).   

 

The open space also provides for 

wildlife connectivity between the 

180,000-acre Mount Baker Snoqualmie 

National Forest to the north and the 

94,000-acre Cedar River Watershed to 

the south.  Tollgate Farm lies within the 

planning corridor for the Mountains to 

Sound Greenway who identified the site 

as a priority property for acquisition and 

preservation as far back as 1989.   

 

Tollgate Farm also acts as a community separatorī the open space land serves to 

physically separate, thus providing definition between the cities of North Bend and 

Snoqualmie. 

 

Trails 

The King County Snoqualmie Valley Trail is located within the eastern ñbookendò of 

Tollgate Farm and is less than ¼ mile east of the Central Meadow.  It is a non-motorized 

trail currently used by bicyclists, equestrians, and pedestrian/hikers and will link Tollgate 

Farm and Meadowbrook Farm.  The trail provides current and future connections up the 

valley to Mount Si and the Iron Horse State Park Trail and down the valley to the Preston 

Snoqualmie Trail (Trust for Public Land, 1998).   
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Tanner Trail is proposed to be located along the historic railway corridor immediately 

east of the Central Meadow across W. North Bend Way but will most likely run along 

Alm Way, a frontage road immediately west of W. North Bend Way.  A future trail is 

proposed for the left-bank (west side) levee of the South Fork Snoqualmie River that will 

link these two trails (City of North Bend, 2002).  Refer to Appendix 15 for existing and 

proposed trails associated with the Central Meadow. 

 

Natural Environment  

 

Surface Hydrology  

Approximately 1,500 linear feet of 

Ribary Creek meanders through the 

southeast corner of Central Meadow.  It 

is a low-gradient tributary of the South 

Fork Snoqualmie River that has been 

designated as Class 2 stream requiring 

100-foot buffers according to the North 

Bend Municipal Code (City of North 

Bend, 2003).  The streambed is 

approximately 10-12 feet wide and is 

known to cease flowing in the late 

summer months, drying completely in 

its lower reaches (Pfeifer, 1997). 

 

There are two wetlands present on the Central Meadow.  The first is in the vicinity of 

Ribary Creek and is designated as Riverine Flow-through (PEM1, PSS according to U.S. 

Fish and Wildlife Service [USFWS] Classification).  It is approximately 6-8 acres in size 

and is a Category 2 wetland requiring 100-foot buffers (City of North Bend, 1998).  The 

second crescent-shaped wetland extends from the northeast corner of the site to the center 

of the site and is designated as Riverine Impounding (PEM1 according to USFWS 

Classification).  It is approximately 0.86 acre in size and is a Category 3 wetland 

requiring 75-foot buffers (City of North Bend, 1998).   

 

The crescent-shaped wetland and 

portions of the Ribary Creek wetland 

have historically been grazed or used 

for agricultural purposes and are thus 

non-regulatory wetlands.  They will 

remain as such if they continue to be 

used for agricultural purposes.  

Additionally, existing and ongoing 

agriculture activities are exempt from 

the provisions of the North Bend 

Municipal Code (NBMC) Chapter 

14.10 Sensitive Areas according to 

Section 14.10.060. 
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Floodplain and Floodway (Special Flood Hazard Areas) 

According to recent mapping (April 2003) developed by FEMA, a little less than half of 

Central Meadow is within the 100-year floodplain of the South Fork Snoqualmie River 

(see Appendix 17).  Approximately 8 acres of floodplain designated as AE (temporary or 

seasonally flooded) are located on the southern portion of the site.  Both the existing barn 

foundation and the existing farmhouse are located within this area of the floodplain.  

Approximately 14 acres of floodplain designated as AH (seasonally or permanently 

flooded) are located on the northern portion of the site.  The south portion of the site near 

Ribary Creek is within the floodway (that part of the floodplain which is reasonably 

required to carry and discharge the floodwater).  Neither the barn foundation nor the 

existing farmhouse is within the floodway. 

 

Development within the floodplain, particularly of structures, must meet flood design 

standards, which typically require that floor elevations be set above the 100-year flood 

stage.  Additionally, grading of land within the floodplain may not result in a net gain of 

soil and thus a loss of flood storage at equivalent elevations.  The City of North Bend 

regulates the floodway/floodplain area as shown on 1995, 1998, and most recent April 

2003 FEMA maps, and the most restrictive applies according to NBMC 15.40.050. 

 

Plant Communities 

Field investigations were conducted in 1995 by Raedeke Associates, Inc. and URS 

Greiner, Inc. for the Tollgate Environmental Impact Statement (EIS) (City of North Bend, 

1998) and verified by an ecologist/biologist from EDAW, Inc.   

 

Three major habitat types were identified and verified on the site including upland, 

riparian habitat associated with streams, and wetlands.  Upland habitat can be further 

divided into both pasture and deciduous forest.  Pasture, which includes a majority of the 

site north of Ribary Creek, is comprised of species such as perennial rye, creeping 

bentgrass, common velvetgrass, white clover, thistle, creeping buttercup and common 

dandelion.  Deciduous forest, which 

includes the entire site south of 

Ribary Creek, is comprised of 

species such as black cottonwood, 

red alder, big-leaf maple, and Sitka 

spruce.  Understory species include 

salmonberry, common snowberry, 

vine maple, and red elderberry. 

 

Riparian habitat on the site is 

associated with the deciduous forest 

along Ribary Creek and includes 

species such as black cottonwood, 

willow, and Himalayan blackberry.  

 

The crescent-shaped wetland in the pasture is heavily grazed by livestock and supports 

only a limited number of plant species including soft rush, creeping buttercup, and reed 


